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Introduction 

A  new  process  of  centralization  of  economic  activity 
and  residential  location  preference  is  underway  in  the 
Downtown  Core  of  the  City  of  Boston.   This  process  holds 
forth  a  potential  for  achieving  ambitious  goals  for  the 
City  and  its  people.   The  City  is  confronted  with  the 
challenge  of  meeting  the  needs  of  the  people  and  the 
economy,  and  responding  to  market  opportunities  and  devel- 
oper pressures,  while  protecting  the  environment  and  safe- 
guarding historic  landmarks  and  established  neighborhoods. 
There  is  the  task  of  marshalling  a  planning  and  development 
effort  at  a  scale  required  to  achieve  these  purposes. 
Furthermore,  with  Federal  urban  renewal  money  for  land 
write-downs  drying  up,  planning  and  development  for  the 
Downtown  Core  must  rely  on  a  larger  private  sector  involve- 
ment as  well  as  new  techniques  of  urban  development  financing. 
There  is  also  a  need  for  introducing  approaches  to  zoning, 
new  to  Boston,  but  successfully  utilized  in  other  large       v 
cities. 
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With  this  challenge  in  mind,  the  City  has  been  fash- 
ioning a  Downtown  Core  strategy  and  growth  program  designed 
to  channel  development  pressures  within  the  framework  of 
the  public  interest  and  the  goal  of  meeting  the  sound  needs 
of  the  City. 


S 
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Boston's  Downtown  Core;   Trends,  Prospects  and  Planning 
Strategy 

Boston's  Downtown  Core,  comprising  the  Central  Area, 

Back  Bay-Beacon  Hill,  Fenway-Kenmore,  and  the  Fort  Point 

Channel  Area  of  South  Boston,  is  many  things.   It  is  the 

heart  of  the  City's  economy,  a  place  where  people  live, 

the  City's  retail  center,  cultural  center,  and  the  focal 

point  of  visitors.   Located  in  the  Core  are  residential 

neighborhoods  with  renowned  historic,  architectural  and 

aesthetic  heritage  -  Back  Bay  and  Beacon  Hill-    There 

are  older  residential  areas  with  human  value  and  scale, 

-  North  End,  Chinatown,  South  Cove  and  Bay  Village. 

There  is  the  Waterfront,  where  the  conversion  of  antiquated 

warehouse  and  pier  structures,  and  residential  development 

are  creating  a  new  population  center.   There  is  West  End,  a 

residential  and  commercial  redevelopment  area  of  an  earlier 

epoch.   There  is  the  high  spine  of  office  and  commercial 

development  running  east  from  the  Prudential  Center,  the 

Hancock  Building,  and  the  Christian  Science  Church  complex 

to  the  Central  Business  District,  the  Financial  District  and 

the  South  Station  complex,  and  north  through  the  Tremont 

and  Washington  Street  shopping  district  to  Government  Center, 


-  4  - 


and  the  Faneuil  Hall  Market  Area,  now  being  refurbished. 
There  are  the  deteriorating  areas  of  North  Station,  the 
Bulfinch  Triangle  Furniture  District,  and  Bedford  West. 
There  are  the  medical  complexes.   There  is  Fort  Point 
Channel,  the  new  frontier  of  the  Downtown  Core,  ripe  with 
public  and  private  plans  for  residential,  commercial  and 
industrial  development. 

In  1960,  Boston's  Downtown  Core  was  the  deteriorating 
shell  of  leftover  structures  from  earlier  epochs  of  the 
City's  history  -  abandoned  waterfront  warehouses  and 
factories,  once  fashionable  neighborhoods  largely  converted 
to  rooming  houses,  seedy  entertainment  centers  which  had 
served  America's  armed  forces  stationed  in  the  Boston  area 
in  two  world  wars.   No  new  theatre  or  cultural  facility  had 
been  established" since  the  1920 's.   Only  one  major  new 
office  building  had  been  constructed  since  1929. 

At  this  low  ebb  a  decade  ago,  an  ambitious  downtown 
urban  redevelopment  effort  complemented  the  services  revolu- 
tion to  turn  the  tide.    An  urban  renewal  strategy  focused 
on  utilizing  land  assembly  powers  and  federal  dollars,  aided 
by  a  new  state  law  authorizing  tax  abatement  for  new 
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structures  in  blighted  areas,  to  induce  large-scale 
private  development.   While  the  redevelopment  agency- 
launched  the  Government  Center,  the  Waterfront  and  the 
South  Cove  urban  renewal  projects,  the  private  sector 
initiated  the  Prudential  Center,  soon  followed  by  the 
downtown  office  building  boom. 

The  Downtown  Core  Area  accounted  for  virtually  all 
of  the  50  percent  net  growth  in  office  space  (9  million 
square  feet)  and  the  related  increase  of  60,000  office 
jobs  which  has  occurred  since  1960.   Downtown  retail  trade 
revival  began  with  new  shops  and  department  stores  in  Back 
Bay  and  is  now  spreading  to  the  traditional  CBD  with  the 
refurbishing  of  the  Faneuil  Hall  Market  Area  and  the 
older  downtown  department,  stores,  encouraged  by  the  rising 
level  of  downtown  jobs,  visitors,  population  and  income. 
A  new  wave  of  cultural  facilities  development  started,  - 
ranging  from  the  Aquarium  and  the  Science  Museum  to  a  new 
Center  for  the  Performing  Arts,  and  a  rash  of  new  movie 
houses  -  as  attendance  multiplied.   As  jobs  expanded  and 
incomes  rose,  downtown  housing  development  followed  with 
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the  construction  of  new  residential  towers,  the  rehabili- 
tation of  existing  units,  and  the  conversion  of  waterfront 
warehouses  and  antiquated  office  structures. 

Today,  Boston's  Downtown  Core  Area  contains  more  than 
one  half  of  the  City's  520,000  jobs,  most  of  the  City's 
29  million  square  feet  of  office  space,  40.  percent  of  the 
City's  property  value,  16  percent  of  the  city's  resident 
labor  force,  12  percent  of  the  city's  population,  and 
accounts  for  $560  million  of  the  City's  total  of  $1.6 
billion  of  retail  sales. 

Greater  gains  are  in  prospect  for  Downtown  Core 
development  over  the  next  ten  years,  favored  by  ambitious 
public  and  private  planning  and  development  efforts  re- 
sponding to" the  potential  and  the  needs  of  the  City. 

The  Downtown  Core  is  expected  to  provide  the  bulk  of 
the  City's  net  new  jobs  and  office  space  over  the  next 
ten  years.    Decennial  targets  point  to  a.  potential  increase 
of  up  to  100,000  new  jobs,  including  80,000  private  service 
sector  jobs,  and  14  million  square  feet  of  new  office  space 
in  the  Downtown  Core.   A  main  element  of  the  City's  develop- 
ment strategy,  therefore,  centers  in  reinforcing  the  expanding 
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service  activity  role  of  the  Downtown  Core. 

The  goal  for  Boston's  Downtown  Core  in  the  commercial 
sector  is  to  enhance  its  role  as  New  England's  most  vital 
regional  shopping  center.   An  analysis  of  the  potential 
suggests  a  target  of  a  net  increase  of  1%  to  2  million 
square  feet  of  commercial  space  in  the  Downtown  Core,  over 
the  next  ten  years.   This  would  represent  a  related  increase 
of  3,100  to  5,000  new  jobs  in  retail,  restaurant  and  enter- 
tainment activity. 

Another  important  potential  for  development  in  the 
Downtown  Core  is  the  construction  of  new  hotels.   The  Down- 
town Core  will  provide  the  bulk  of  the  City's  new  hotel 
space  over  the  next  ten  years.   Some  3,600  hotel  rooms  are 
under  construction  or  proposed  in  the  Core,  and  analyses 
suggest  a  potential  total  of  4,200  new  hotel  rooms  by  1982. 
This  would  represent  an  associated  increase  of  between 
2,700  and  3,300  new  jobs. 

Revitalization  of  the  Downtown  Core  as  a  residential 
center  is  now  occurring.   Preference  for  residing  in  the 

0 

Downtown  Core  Area  is  burgeoning  as  a  consequence  of  the 
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expansion  of  jobs,  the  growth  in  the  number  of  job  in- 
commuters  (some  of  whom  would  like  to  live  in  the  City) , 
the  rise  in  income  levels,  and  the  capacity  to  pay  the 
higher  rentals  of  a  core  area  residence. 

Some  60  percent  of  all  residential  dwelling  units 
now  under  construction  or  planned  in  Boston  are  located 
in  the  Downtown  Core.   These  include  ambitious  undertakings 
ranging  from  new  construction  on  the  Waterfront  and  the 
Fort  Point  Channel  Area,  to  major,  large-scale  conversions 
of  outdated  warehouses  and  office  buildings.   Over  the  next 
10  years,  the  Downtown  Core  may  expect  to  absorb  15,000 
to  25,000  new  dwelling  units,  for  middle  and  upper  income 
families,  making  up  more  than  half  of  the  total  anticipated 
for  the  City  as  a  whole. 

Attention  will  also  focus  on  upgrading  the  existing 
housing  stock.   The  overall  condition  of  existing  housing 
in  the  Downtown  Core  is  good,  in  comparison  with  the 
larger  fix-up  needs  of  other  neighborhoods.   Some  1,200 
dwellings  are  currently  undergoing  rehabilitation,  and  an 
estimated  $50  million  of  expenditures  in  repair  over  the 


% 
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next  10  years,  would  upgrade  housing  and  prevent  further 
deterioration . 

Responding  to  the  pressures  of  increased  demand  for 
residential  construction,  office  space,  and  rising  levels 
of  retail  activity,  property  values  in  the  central  area 
of  the  City  are  rising  more  rapidly  than  in  any  other 
neighborhood  of  Boston  or  in  the  surrounding  cities  and 
towns. 

There  are  large  commitments  of  the  City  to  revitalize 
Boston's  Downtown  Core  public  facilities,  and  ambitious 
Boston  facilities  programs  of  the  State  and  Federal  govern- 
ment, the  Massachusetts  Bay  Transportation  Authority  and 
the  Metropolitan  District  Commission. 

Since  1968,  the  City  of  Boston  has  been  mounting  an 
expanding  level  of  expenditures  for  public  facilities  and 
capital  improvements.   And,  as  part  of  a  new,  ten  year 
$1.3  billion  program  adopted  earlier  this  year,  an  increa- 
sing volume  of  new  facilities  construction  is  underway 
and  planned  in  Boston's  Downtown  Core. 

Both  the  earlier  Federal  role  and  the  newer  City 
role  have  been  important  in  encouraging  an  expanded  private 
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sector  investment  effort  in  the  Downtown  Core. 

More  recently,  a  new,  public  transit  oriented  Metro- 
politan Region  Transportation  Plan,  adopted  in  1972,  and 
new  public  transit  funds  provided  by  the  Highway  Act  of 
1973,  hold  the  promise  of  important  new  investment  in 
transportation  facilities  in  Boston's  Downtown  Core.   In 
addition,  new  clean  air,  water  and  environmental  standards, 
for  Boston,  imposed  by  the  Federal  and  State  environmental 
protection  agencies  hold  the  hope  that  their  implementation 
would  be  supported  by  the  required  new  funding. 

These  recent  trends  and  pressures  make  up  a  challenge 
to  Boston  to  make  the  most  of  these  opportunities  to  meet 
the  needs  of  the  City  while  safeguarding  the  unique  re- 
source,  that  this  8  percent,  some  2,600  acres,  of  the  City's 
land  area  represents. 
Goals  for  Boston's  Downtown  Core 

Long-term  goals  for  Boston's  Downtown  Core,  as  a  place 
to  work  and  a  place  to  live  and  a  place  to  enjoy  cultural, 
recreational,  entertainment  and  open  space  facilities,  not 
possible  a  decade  ago,  are  now  within  the  City's  grasp. 
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They  are  important  not  only  to  Boston,  but  to  the  metro- 
politan region  and  the  State  which  they  serve.   Enhancing 
the  utilization  of  the  large  past  investment,  which  the 
Downtown  Core  represents,  will  also  signify  an  improved 
use  of  national  resources.   Looked  at  circumspectly,  from 
the  point  of  view  of  the  critical  effort  required  to  mobil- 
ize the  public  and  private  investment  required,  some  $4.5 
billion  of  capital  construction  over  the  next  10  years, 
is  involved.   Already,  some  $2.3  billion  of  public  and 
private  development  projects  is  underway  and  planned, 
revealing  a  good  start  toward  the  larger  goal. 

Growth  in  jobs,  and  the  income  they  generate,  are 
basic  to  the  progress  Boston  has  been  experiencing,  and 
are  key  to  the  larger  goals  for  the  quality  of  urban  life 
which  can  be  achieved  in  the  1970' s. 

Sophisticated  planning  is  required  to  properly  inter- 
weave the  development  of  office  structures,  retail  space 
and  industrial  facilities,  while  preserving  the  City's 
heritage  and  protecting  the  environment. 
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.  Revival  of  the  Downtown  Core  as  a  residential  center 
is  also  basic  to  the  future  health  of  the  City.   This  will 
require  a  careful  blending  of  new  residential  development, 
conversion  of  antiquated  commercial  structures,  and  fix-up 
of  housing  in  the  historic  and  older  neighborhoods  of  the 
Downtown  Core. 

Revitalization  of  the  Downtown  Core  as  a  place  to 
visit  is  also  a  central  goal.   This  will  require  the 
improvement  and  expansion  of  parks  and  recreation  facili- 
ties and  open  space,  as  well  as  the  development  of  new 
and  existing  cultural  facilities. 

Improving  transportation  access,  while  reducing  con- 
gestion, through  a  public  transit  oriented  strategy, 
combining  new  facilities  with  better  use  of  old  systems, 
is  also  an  important  goal. 

Achieving  the  stringent  State  and  Federal  environ- 
mental standards  for  Boston  is  a  fundamental  goal. 

To  achieve  the  desired  goals,  a  "growth  program"  is 
being  developed  for  the  Downtown  Core.   The  strategy 
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centers  on  encouraging  and  absorbing  the  office,  commercial 
and  hotel  development,  (and  their  significance  for  jobs  and 
income),  and  the  residential  development  (and  their  role  in 
upgrading  the  City's  housing  and  enhancing  the  City's 
population  balance),  while  achieving  important  gains  in 
blight • eradication,  improved  urban  design,  and  revitaliza- 
tion  of  the  Core  and  its  waterfront.   There  are  goals,  also, 
for  the  betterment  of  parks,  open  space,  recreation  areas,  and 
cultural  center,  environmental  protection,  and  the  safeguard- 
ing of  historic  landmarks  and  neighborhoods. 

The  program  carefully  distinguishes  between  the 
Downtown  Core  subareas  where  conservation  is  the  primary 
guide,  to  protect  neighborhoods  of  historic,  architectural, 
aesthetic  and  human  value,  and  those  subareas  with  deterior- 
ated structures  of. bygone  eras,  ripe  for  improved  utiliza- 
tion and  development.   Creative  use  of  zoning  techniques 
new  to  Boston  will  guide  growth  and  insure  that  the  type 
and  intensity  of  future  development  is  in  keeping  with  the 
objectives  of  each  area,  maintaining  desired  uses  and  pro- 
tecting existing  neighborhood  character  in  certain  areas. 
High-rise  will  have  a  role,  but  one  subordinated  to 


** 
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carefully  planned  criteria  to  preserve  the  City's 
heritage  and  its  livability.   The  techniques  will  also 
provide  a  means  of  chanelling  new  development  to  promote, 
as  well  as  maintain,  specific  uses  in  certain  areas  and 
to  obtain  certain  other  objectives  -  pedestrian  amenities, 
public  transit  access,  parks  and  various  other  facilities  - 
as  new  development  occurs.   This  effort  will  be  guided 
by  the  City's  rich  community  of  architects  and  urban 
designers,  as  well  as  all  of  the  community  of  interests 
in  the  City. 


OFFICE  CONSTRUCTION  IN  DOWNTOWN  BOSTON  IN  THE  70' S 


Office  Buildings  Completed 

Estimated  Gross 

Period  Sq.  Ft.  Space 

1970: 

One  Boston  Place  820,000 

Three  Center  Plaza  200,000 

Bulfinch  Building  75,000 

Sears  Crescent  (Rehab)  40,000 

One  Union  St.  (Rehab)  16,200 

Woolworth  Building  16, 600 

Total  1970:  1,167,800  • 


1971: 

First  National  Bank  1,460,000 

Keystone  775,000 

Prudential  South  500,000 

Old  City  Hall  (Rehab)  91,900 

93  Purchase  St.  (Rehab)  12,566 

16  North  St.  (Rehab)  11,000 

Total  1971:  2,850,466 

1972: 

One  Washington  Mall  140,000 

Boston  Five  Cents  Savings  50,000 

New  England  Telephone  300, 000 

Total  1972:  .  490,000 


1973: 

Employers-Commercial  Union  1,110,000 

Capital  Bank  Bldg  45,000 

141  Tremont  Street  60,000 

Total  1973:  1,215,000 
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Office  Buildings  Underway 

Estimated  Gross 

Estimated  Completion  Date  Sq.  Ft.  Space 

1974: 

Hancock  Place  2,000,000 

Provident  Institute  of  Savings  150,000 

545  Boylston  91,000 

Total  1974:  2,261,000 

1975: 

Blue  Cross-Blue  Shield  1,100,000 

Federal  Reserve  Bank  950,000 

National  Shawmut  Bank  1,151,000 

Stone  &  Webster  900,000 

New  State  Office  Building  650,000 

Charles  River  Park  II  200,000 

Quincy  Market/Faneuil  Hall  175,000 

Total  1975:  •                 5,201,000 


Planned  and  Potential  Office  Development 

Firm  Developments  (Projected  Completion  1976-78) 

175  Federal  Street  150,000 

Charles  town  Bank  130,000 

New  Federal  Office  Building  1,000,000* 

State  HEW  Tower  600,000 

Total  Firm:  1,880,000 


*  Federal  GSA  office  has  done  a  preliminary  E.I.S.  on  this 
development  now  awaiting  approval  from  Congress  to  float 
bonds  and  pick  specific  site  in  downtown. 
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Proposed  Office  Developments 

Estimated  Gross 
Sq.  Ft.  Space 

Dewey  Square  1,000,000 

Park  Square  Development  1,000,000 

250  Washington  St.  705,000 

Clinton  St.  100,000 

401  Boylston  St.  350,000 

58  Merrimack  St.  40,000 

Exeter  St.  75,000 

Atlantic  Ave.  &  Milk  St.  (Parcel  A-3B)  125,000 

State  St.  &  Commercial  St.  250,000 

Bedford  St.  Development.  1,000,000 

South  Station  (Parcel  C-6)  250,000 

New  Congress  St.  (Parcel  C-2)  350,000 

New  Atlantic  Office  Tower  (Parcel  A-6)  500,000 

Stuart  &  Church  St.  (Garage/Commercial ) (Parcel  C-8)     75,000 


Total  Proposed  Office:  5,820,000 


Identified  Long  Range  Potential  Developments 

Sixty  State  Parcel  700,000 

Anthony's  Pier  Four  Development  50,000 

Mass.  Port  Development  350,000 

Copley  Square  Air  Rights  500,000 

Town  &  Country  Prop.,  LTD  600,000 

Navy  Yard  Reuse  ■               250,000 

Sheraton  Building  Site  700,000 

Old  Federal  Reserve  Bank  Site  1,000,000 

Total  Potential  Identified:  4,350,000 


Summary: 

Office  Space: 

Completed  1970-1973:  5,723,266 

Underway  1974-75:  7,587,000 

Proposed  &  Potential  1976-82:  12,050,000 

Firm  1,880,000 

Proposed  5,820,000 

Potential  4,350,000 


November  28,  1973 


BOSTON'S  RETAIL  SALES;   TRENDS  AND  PROSPECTS 
(In  Millions  of  Dollars  at  1970  Prices) 
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(Estimated) 

(Projected) 

$    524 
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183                 259 
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$  559 


38.5 
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$  552 


$1,612    $1,452    $1,608 


34.3 


$4,215    $4,567    $5,308 


10.4 


30.2 


$  566 
$1,610 


35.2 


$6,186 


9.1 


26.0 


$  622 


37.2 


8.8 


23.6 


$  767 


$1,672    $1,867 


41.0 


$7,042    $8,647 


8.9 


21.6 


:s:   Marie  Keutmann,  (with  the  counsel  of  Peter  Menconeri), 
Downtown  Retail  Trade  in  Boston;   Recent  Trends  and 
Patterns;  '.and  Future  Prospects  and  Potential,  Boston 

Redevelopment  Authority,  Research  Department,  (Draft 

Report) . 

U.S.  Bureau  of  Census,  Census  of  Business,  1958,  1963,  1967. 
1972  Estimated  on  the  basis  of  information  on  retail  employ- 
ment, sales  per  worker,  retail  space,  and  sales  per  square 
foot  of  space. 

1975  and  1980  Projected  on  the  basis  of  targets  for  Downtown 
employment,  income,  resident  population,  visitors,  and  retail 
space  and  employment. 

(Currently,  there  are  approximately  5.5  million  square  feet  of 
retail  space  in  Boston's  Downtown.   Sales  projections  indicate 
a  potential  for  an  additional  1.5  to  2.5  million  square  feet 
could  be  supported.) 

Boston  Redevelopment  Authority 
Research  Department 
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0FF1CE    CONSTRUCTION   IN    THE    SEVENTIES 
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MILLIONS    OF   SQ.  FT.  OF  OFFICE    SPACE 
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BOSTON  S    RETAIL   SALES 
TRENDS  AND   PROSPECTS 
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